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Project Title/Address: General Amendment: Recreational Cannabis Dispensing 

Organizations in M-2 
City Staff: 

 

Ellen Johnson, Planner  

PUBLIC HEARING 

11/15/19 
X 

MEETING 

11/15/19 
X 

APPLICATION:  General Amendment  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report  Buffer Map  

Table 17.16 Application for General Amendment 

Ordinance 2019-Z-19  

SUMMARY: 

Last month, the City approved a General Amendment to allow Recreational Cannabis Dispensing 

Organizations as a Special Use in the BC Community Business and BR Regional Business districts.  

 

Healthway Services of West Illinois, LLC has submitted an application for General Amendment 

requesting to add Recreational Cannabis Dispensing Organizations as a Special Use in the M-2 Limited 

Manufacturing District.  

 

The applicant is associated with Zen Leaf, an existing Medical Cannabis Dispensing Organization 

located at 3714 Illinois Ave., which is zoned M-2. Zen Leaf would like to operate as a Recreational 

Cannabis Dispensing Organization at their current location.  

 

The applicant has also filed an application for Special Use to establish a Recreational Cannabis 

Dispensing Organization at 3714 Illinois Ave. The General Amendment would need to be approved in 

order for the City to grant the Special Use.  

 

SUGGESTED ACTION: 

 

Conduct the public hearing and close if all testimony has been taken. 

 

The Plan Commission may vote on the item should they determine that they have enough information to 

make a recommendation. 

 

INFO / PROCEDURE – GENERAL AMENDMENT APPLICATIONS: 

 See Sec. 17.04.320 regarding General (Text) Amendments. A General Amendment (or Text 

Amendment) is an application requesting a change to the Zoning Ordinance, Title 17 of the City 

Code. A change may be requested to a numerical standard (such as a setback requirement) or to any 

other text of the Zoning Ordinance. Often, a General Amendment is proposed to change the 

standards that apply to a specific zoning district or a specific land use or business category. Changes 

to the text apply to all properties in the City that are located in the same zoning district or fall within 

the same category of land use or business.  A General Amendment application may also involve 

changes to procedures or application requirements that are listed in the Zoning Ordinance. 

 Public hearing is required. No mailed notice to surrounding property owners. 

 Findings: 6 items of information for Plan Commission to consider in making a recommendation; all 

items need not be in the affirmative to recommend approval. 

 



 

 

 

 

 

 

 

 

 

 

Staff Report 
 

TO:  Chairman Todd Wallace 

  And Members of the Plan Commission 

 

FROM: Ellen Johnson, Planner 

 

RE:  General Amendment to Title 17 (Zoning Ordinance) – Recreational Cannabis Dispensing 

Organizations in the M-2 District  

 

DATE:  November 15, 2019 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: General Amendment – Recreational Cannabis Dispensing Organizations 

in M-2 

Applicant:  Healthway Services of West Illinois, LLC 

Purpose:  Add Recreational Cannabis Dispensing Organization as a Special Use in 

the M-2 District  

 

II. BACKGROUND 

 

Last month, the City approved a General Amendment to the Zoning Ordinance regarding 

recreational cannabis business establishments under Ordinance 2019-Z-19. The following 

provisions are now part of the Zoning Ordinance:  

 Recreational Cannabis Dispensing Organizations (recreational dispensaries) are permitted as 

a Special Use in the BC- Community Business and BR- Regional Business zoning districts.  

 The parking requirement is 4 spaces per 1,000 sf of Gross Floor Area.  

 Use Standards:  

o The number of recreational dispensaries is limited to two, one on each side of the Fox 

River.  

 One of the two dispensaries shall have operated as a Medical Cannabis 

Dispensing Organization within St. Charles for at least 1 year, and the other must 

have operated within Illinois for at least 1 year. 

o Recreational dispensaries may not be located within 250 ft. of a school, day care center, 

day care home, church, or single-family zoning.  

o Recreational dispensaries may not be located within 1,500 ft. of another cannabis 

dispensary (recreational or medical). 

o On-site consumption is prohibited. 

o Special Use approval is conditional upon receipt of an Adult Use Dispensing 

Organization License from the State of Illinois.  
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The approved ordinance is similar to the Plan Commission’s recommendation, however it had 

recommended limiting recreational dispensaries to the BR- Regional Business District. The 

Commission had also provided a comment for the P&D Committee to consider also allowing 

recreational dispensaries in the M-2 Limited Manufacturing District.   

 

Medical Cannabis Dispensing Organization and Medical Cannabis Cultivation Center are 

permitted uses in the M-2 District.   
 

III. PROPOSAL  

 

Healthway Services of West Illinois, LLC has submitted an application for General Amendment 

requesting to add Recreational Cannabis Dispensing Organizations as a Special Use in the M-2 

Limited Manufacturing District.  

 

The applicant is associated with Zen Leaf, an existing Medical Cannabis Dispensing Organization 

located at 3714 Illinois Ave., which is zoned M-2. Zen Leaf would like to operate as a 

Recreational Cannabis Dispensing Organization at their current location. To that end, they have 

also filed an application for Special Use for their current location. The General Amendment 

would need to be approved in order for the City to grant the Special Use. A separate Staff Report 

has been prepared for the Special Use application.   

 

IV. ANALYSIS  
 

The purpose of the M-2 District as provided in the Zoning Ordinance is as follows:  

 
“To accommodate a wide range of manufacturing, assembly, processing, warehousing and 

office/research activities, both as individual users and in a business park setting. New 

development and redevelopment in this District shall focus on providing sufficient setbacks, 

and adequate landscaping and buffering from adjacent nonindustrial uses and public rights-

of-way. Outdoor storage and loading, and other outdoor activities, shall be adequately 

screened.” 

 

The M-2 District encompasses the east side industrial park located south of E. Main St. generally 

between S. Tyler Rd. and Kautz Rd. These areas are intended to accommodate light 

manufacturing, storage and distribution, more intensive commercial uses, and offices. 

 

General retail sales are not permitted in the M-2 District. Certain specific retail uses are 

permitted: Heavy Retail & Service (such as lumber yards, building supply stores, garden centers, 

and contractor yards), Motor Vehicle Rental, and Medical Cannabis Dispensing Organization.  

 

If the proposed General Amendment is approved, a Special Use would need to be granted prior to 

the establishment of a recreational dispensary in the M-2 District. Special Use applications 

require a public hearing before the Plan Commission and approval by City Council. Through the 

Special Use process the City would determine whether the proposed business meets the findings 

of fact for Special Use, as well as the Use Standards specific to recreational dispensaries. The Use 

Standards are listed in Section II on the previous page. 

 

The attached map shows the location of the M-2 District and as well as the 250 ft. buffer required 

around the property lines of schools, daycares, churches, and residential zoning districts. A 

dispensary could locate on any M-2 parcel untouched by buffer area. The limitation of two total 

dispensaries, one on each side of town, would still apply. Should a Special Use be a granted for a 
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dispensary in the M-2 district, that would count as the one recreational cannabis dispensary 

permitted on the east side.  

  

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the Comprehensive Plan designates areas zoned M-2 as 

Industrial/Business Park. It describes this land use category as follows (p.39): 

 

Areas designated for industrial/business park are intended to accommodate a variety of 

uses ranging from light assembly, storage and distribution, low intensity fabrication 

operations, research and “tech” industry applications, intense commercial service uses, 

and more. These areas are also intended to provide for business park/office park uses, 

which could include “stand alone” office buildings and complexes or several buildings 

incorporated into a “campus like” setting.  

 

Light industrial uses in St. Charles are concentrated in industrial parks, but they can also 

be found in commercial and office areas. As a distinct land use, these areas can provide 

significant employment opportunities, tax revenue generation, and, if developed 

correctly, can help establish a positive community image.  

 

While these uses create significant jobs and tax revenue, care must be taken to ensure 

they don’t become a source of blight for surrounding uses. At times, their externalities 

are unpopular with community members, but heavy industrial uses are generally treated 

as assets as long as care is taken to eliminate their negative effects.  
 

Relevant Industrial/Business Park goal and objective (p. 25):   

 

Goal: Continue to support a diversified light industrial/business park/commercial service 

economic base that provides employment opportunities within the community.  

 

Objective 1- Preserve the integrity of the industrial park by preventing the encroachment 

of businesses or land uses that could impact the long term viability of industrial areas. 

Parking needs, traffic issues, and potential impacts to existing or future industrial 

business operations should be considered when uses such as entertainment or 

recreational uses, community facilities, schools, places of worship, etc. locate in 

industrial areas.  

 

IV. SUGGESTED ACTION 
 

Conduct the public hearing on the General Amendment and close if all the testimony has been 

taken.   

 

The Plan Commission may vote on this item should the Commission feel that they have enough 

information to make a recommendation.  

 

The applicant has provided responses to the six Findings of Fact for General Amendment. The 

findings are to be used as information for the Plan Commission to consider in making a 

recommendation; all items need not be in the affirmative to recommend approval. 

 

V.  ATTACHMENTS 
 

 Table 17.16 Office/Research, Manufacturing & Public Lands Districts– Permitted & Special 

Uses  
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 M-2 Buffer Map (also shows BR & BC Districts)  

 Application for General Amendment; received 9/16/19 

 Ordinance 2019-Z-19  



OFFICE/RESEARCH, MANUFACTURING AND PUBLIC LAND DISTRICTS 

 

 17.16-2  

 
TABLE 17.16-1 

OFFICE/RESEARCH, MANUFACTURING AND PUBLIC LANDS 
PERMITTED AND SPECIAL USES 

 

P=Permitted Use 
S=Special Use 
A=Permitted Accessory Use 
SA=Special Use, Accessory Only 

 
ZONING DISTRICT 

 

SPECIFIC USE 
STANDARDS 

 O-R M-1 M-2 PL  

RESIDENTIAL USES 

Artists Live/Work Space  S   Section17.20.030 

Assisted Living Facility P     

CULTURAL, RELIGIOUS, RECREATIONAL & ENTERTAINMENT USES 

Art Gallery/Studio P P    

Carnival (as temporary use)    P Section 17.20.040, 050 

Cultural Facility P P P P  

Golf Course    P  

Indoor Recreation& Amusement P S P P  

Model Airplane Facility    S  

Outdoor Amusement    S  

Outdoor Entertainment, Temporary    P  

Outdoor Recreation    P  

Park, Neighborhood    P  

Place of Worship P S S  Section 17.20.030 

Theater    P  

RETAIL, OFFICE AND SERVICE USES 

Adult Use   S  Section17.20.030 

Bank P     

Car Wash   S  Section 17.24.100 

Day Care Center P P P A  

Drive-In Facility SA    Section 17.24.100 

Emergency Medical Center P     

Financial Institution P     

Heavy Retail and Service  S P   

Heliport   S   

Hotel/Motel P P P   

Kennel   S  Section17.20.030 

Medical/Dental Clinic P P P   

Medical Cannabis Dispensing Organization   P   

Motor Vehicle Service and Repair, Major   P  Section 17.20.030 
Motor Vehicle Service and Repair, Minor  P P  Section 17.20.030 
Motor Vehicle Rental P P P   

Office, Business or Professional P P P   

Outdoor Sales, Permanent  SA SA  Section 17.20.030 

Outdoor Sales, Temporary  A A A Section 17.20.040, 050 

Personal Services, Limited P     

Professional Training Center P P    

Veterinary Office/Animal Hospital P P P   

GOVERNMENTAL AND INSTITUTIONAL USES 

Cemetery    P  

College/University P   P  

Correctional Facility    S  

Fairground    P  

Hospice P     

Hospital P     

Nursing Home P     

Office, Government P P  P  

Police Firearms Training Range    S  

Public Service Facility  P P P  

School, Primary or Secondary    P  

ejohnson
Text Box
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 17.16-3  

 
TABLE 17.16-1 

OFFICE/RESEARCH, MANUFACTURING AND PUBLIC LANDS 
PERMITTED AND SPECIAL USES 

 

P=Permitted Use 
S=Special Use 
A=Permitted Accessory Use 
SA=Special Use, Accessory Only 

 
ZONING DISTRICT 

 

SPECIFIC USE 
STANDARDS 

 O-R M-1 M-2 PL  

School, Private Boarding    P  

School, Specialized Instruction P P P   

INDUSTRIAL/STORAGE USES 

Junkyard   S   

Manufacturing, Heavy   S   

Manufacturing, Light  P P   

Medical Cannabis Cultivation Center   P   

Mini-Warehouse  P P   

Outdoor Storage  A A A 
Section 17.20.030, 

17.26.120 

Permanent Motor Vehicle Storage  P P  Section 17.20.030 

Recycling Facility   S   

Research and Development Use P P P   

Warehouse/Distribution  P P   

OTHER 

Accessory Uses A A A A  

Agriculture    P  

Communication Antenna P P P P Section17.22.020 

Communication Tower* S P P P Section17.22.020 

Parking Garage/Structure A A A A Chapter 17.24 

Parking Lot, Private A A A A Chapter 17.24 

Planned Unit Development S S S S Chapter 17.04, 17.06 
Transportation Operations Facility  S P S  

Utility, Local P P P P  

Utility, Community/Regional S S P P  

Wind Turbine, Structure Mounted A A A A Section 17.22.020.G 

Wind Turbine, Tower Mounted S S P P Section 17.22.020.H 

* Communication Towers that are Wireless Support Structures supporting Small Wireless Facilities, as defined in Chapter 13. 24 " Small 
Cell Wireless Facilities", are permitted uses in any Right-of-Way within the City, and, in conformance with State law, are a permitted use, 
as opposed to a special use, in the O-R District when all other applicable zoning requirements and the requirements of Chapter 13. 24 
are met. 

 (Ord. 2018-Z-22 § 3; Ord. 2014-Z-8 § 2; Ord. 2013-Z-8 § 2; Ord. 2013-Z-6 § 2; Ord. 2011-Z-11 § 3; Ord. 

2009-Z-7 § 2; Ord. 2008-Z- 24 § 7; Ord. 2006-Z-19 § 1; Ord. 2006-Z-9 § 1; Ord. 2004-Z-25 § 1; Ord. 2003-Z-1 

§ 1; Ord. 2001-Z-19 § 1; Ord. 1999-Z- 8 § 1; Ord. 1997-Z-28 § 1; Ord. 1996-Z-12 § 14; Ord. 1995-Z-14 § 2, 3; 

Ord. 1994-Z-17 § 1; Ord. 1994-Z-7 § 1-3; Ord. 1993-Z-19 § 5; Ord. 1993-Z-4 § 1 (E, F); Ord. 1993-Z-1; Ord. 

1987-Z-16 § 1, 2; Ord. 1967-14 (part); Ord. 1966-33 § 2; Ord. 1960-16 § IX (B) (1, 2).) 
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Church

School

Zoning

BC

BR

M-2

School/Day Care Properties

Church Properties

Day Care

250' buffer: single-family residential

250' buffer: schools/day cares

250' buffer: churches























APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties,
Illinois this

21St

day of October, 2019.

Raym d P. Rogi a, Mayor

Attest:

Chari! Amenta, Cit'Clerk G1‘ ARL s" ''
COUNCIL VOTE:     co ;••   

1:-,,,_::,

1..,,
Ayes:   b o P1-
Nays:     t>

Absent:       

Abstain:  0

APPROVED AS TO FORM:

City Attorney

DATE:



State of Illinois

ss.

Counties of Kane and DuPage )

Certificate

I, CHUCK AMENTA, certify that I am the duly elected and acting Municipal City
Clerk of the City of St. Charles, Kane and DuPage Counties, Illinois.

I further certify that on October 21, 2019, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2019-Z-19 entitled:

An Ordinance Amending Title 17 of the St. Charles Municipal Code
Entitled "Zoning", Ch. 17. 14 " Business and Mixed Use Districts", Ch. 17. 20 " Use

Standards", Ch. 17.24 " Off-Street Parking, Loading & Access" and Ch. 17. 30

Definitions" (Recreational Cannabis Uses)

which provided by its terms that it should be published in pamphlet form.

The pamphlet form of Ordinance No. 2019-Z- 19, including the Ordinance and a cover
sheet thereof was prepared, and a copy of such Ordinance was posted in the municipal
building, commencing on October 28, 2019, and continuing for at least ten days thereafter.
Copies of such Ordinance were also available for public inspection upon request in the office

of the municipal clerk.

DATED at St. Charles, Illinois, this 21st day of October 21, 2019.

Municipal C1erYi
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